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SunaulRy or FrNutNcs
MuNrcrpnr- SBRvlcr Cosr AlloclrroNs

SIRBrrwoRxs MrxBo-Uso RnonvELopMENT rN THE Town op Wns.rn'lrlo

The mixed-use redevelopment that is proposed in the Town of Westfield contemplates the
construction and occupancy of 337,410 square feet of commercial (office and retail) space
and223 family housing units, comprised of 154 age-restricted housing units and 69 non age-
restricted housing units.

The current redevelopment plan anticipates that the commercial components of the
redevelopment plan will include 310,000 square feet of office space and27 ,410 square feet
of retail space. The redeveloped commercial space will be offered to multiple tenants with
a range of "Net" annual rents.

The residential component of the mixed-use redevelopment will contain a mixture of 154
age-restricted and 69 non age-restricted units. These totals include 24 age-restricted
affordable units and 12 non-age restricted affordable units. The age-restricted housing is
comprised of I l7 market rate units and2l affordable multi-family units and 13 market rate
and 3 affordable townhouse units, The non age-restricted (family) housing units will include
57 market rate and l2 affordable multi-family housing units. The affordable housing units
will have sales prices and/or monthly rents that will be affordable to very-low, low- and
moderate-income families.

Based upon the redeveloper's plans, the non-residential components of the mixed-use
redevelopment are estimated to generate employment for 1,350 full time equivalent
employees. The 154 "age-restricted units are expected to be occupied by 187 persons while
the 69 non age-restricted housing units would be occupied by 161 persons, for total of 348
residents.

The proposed mixed-use redevelopment with 348 residents and 1,350 employees would
result in a nominal, l.l1 percent, increase in the Town's current population base. The
estimated employment would represent a greater, 18.25 percent, increase in the Town's
current estimated employment base. A number of fiscal approaches are available to prepare
estimates of the municipal service costs attributable to new development. Of the four
methodologies examined, the Tax Supported Marginal Costs approach would appear to
generate the most reasonable cost expectations.

The Tax Supported Marginal Cost approach examines the Town's 2022 municipal budget
in order to assign costs predicated upon the municipal appropriations likely to be impacted
by the new development. This methodology results in a municipal cost allocation for the
residential components of the mixed-use redevelopment amounting to $196,968. The non-
residential (office and retail) components of the mixed-use redevelopment have an

employment-based municipal service cost allocation of $180,900. Combined, the allocated
municipal service costs are estimated to amount to $377,868.
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INTRODUCTION

The ensuing fiscal analysis has been underlaken in order to provide an examination of the

anticipated service costs that could be expected to result from the mixed-use redevelopment of

properties located in the Town of Westfield in Union County. The contemplated mixed-use

(Streetworks) redevelopment, which would contain 337,410 square feet of new and/ or re-purposed

commercial (office and retail) space along with 154 age-restricted and 69 non age-restricted housing

units, is to be located within an area that the Town has designated as "an area in need of

redevelopment". The data and evaluations contained on the following pages describe the nature and

magnitude of the proposed development, considers the available infrastructure of the community,

and calculates the costs that would be allocated for the municipal services resulting from the

proposed redevelopment.

The research and analysis undertaken herein is intended to provide information whereby

changes in services and facilities necessitated by the proposed redevelopment can be accomplished

smoothly, with foresight, and without interruption of existing operations. Of particular concern in

the following evaluation are the details of the information perlaining to:

the nature, scope, and magnitude of the proposed development; and

the financial impact of the proposed redevelopment upon municipal,
operations, to include changes in budgetary appropriations.

a)

b)



ECONOMIC BASE AND FISCAL PROFILE

An examination ofthe historic and current fiscal characteristics ofthe Town of Westfield and

the manner in which the Town derives its revenues and manages its appropriations, is a precursor

to an analysis of the economic and fiscal effects of the proposed mixed-use redevelopment. This

initial examination will furnish a useful insight into the nature of local fiscal operations and a

benchmark by which changes may be measured and anticipated.

General Characteristics

The Town of Westf.ield is a well-established community located in the western portion of

Union County. The Town is bounded by the Union County municipalities of Scotch Plains,

Mountainside, Springfield, Cranford, Garwood, and Clark. Westfield Town, itself, includes a land

areaof 6.72 square miles, or approximately 6.53 percent of Union County's total land area of 102.85

square miles.

Population - At the time of the 1970 Census. the Town of Westf-reld contained a total

population of 33,720 persons and represented 6.21 percent of Union County's total population of

543,1 16 persons. During the next ten years, the Town's population decreased by 9.7 percent to a

total of 30.447 persons as of the 1980 Census. A population decrease was recorded during the

1980's, with a loss of 1 ,577 persons (-5.2 percent), for a total population of 28,870 persons as of the

1990 Census. The Town's total population increased by 774 persons during the 1990's to yield a

total population of 29,644 persons at the time of the 2000 Census.

Between 2000 and 2010, the population of Westfield Town increased by 2.3 percenl (672

persons) to yield a total population of 30,316 persons at the time of the 2010 Census of Population.

The Town's population increased by 7l6 persons (2.4 percent) between the 201 0 and 2020 Census

with a population of 31,032 persons reported at the 2020 Census. These population trends are

summarized in the following tabulation:



Population Trends
Westfield Town. Union County

Westfield Pop.

Change

Percent Change

Westfield Pop

Union County

Town lCo-o/o

1910

33,720

1970

33,720

543,116

6.21

1 980

30.447

-1)71

-9.7

1 980

30,447

504,094

6.04

r 990

28,870

-1,577

<,)

1 990

28,870

493,819

5.85

2000

29.644

174

2.7

2000

29,644

522,541

5.67

2010

30,316

536,499

5.65

2020

31,032

555.394

5.58

2010 2020

30,316 31.032

672 716

2.3 2.4

Westfield's share of Union County's total population decreased from 6.21 percent in 1970

to 5.65 percent in 2010. At the time of the2020 Census of Population, the Town's share of the

County's total population had decreased to 5.58 percent. This information is tabulated below:

Population Trends
Westfield Town as a Share of Union County

Commercial Development - According to repofts of the New.Iersey Department of Labor.

during 2010 there were 7 }82 persons employed within the Town Westfield that were covered by

New .lersey Unemployment Compensation (covered jobs). By 2013, commercial activities in

Westfield Town, as measured by employment covered by unemployment compensation. had

increased to a total of 8,065 covered jobs. Employment in Westf-ield increased to 8,452 covered jobs

in 2015, with decreases to 7,479 covered jobs in 2018 and to 7,395 covered jobs in 2019. The

COVID delayed municipal employment reports for2020 reveal employment disruptions in 2020, the

most recent year for which municipal covered employment data is available, with a decrease to 6,327

covered iobs in Westfield at that time . These employment trends are summarized in Table 1 :



TABLE 1

Private Sector Employment
Westfield Town, Union County

(Covered by New Jersey Unemployment Compensation)

Year

201 0

2011

2012

2013

2014

2015

2016

2017

201 8

2019

2020

Westfield
Town

7,382

7,478

7,850

8,065

8,377

8,452

7,616

7,479

7,381

7,395

6,327

Union
County

178,798

177,334

178.633

I 81,401

181,558

r77.069

I 80,691

189,386

1 89,1 43

190.290

175,038

Town/
County (%)

4.13

4.21

4.39

4.46

4.61

4.77

4.21

3.95

3.90

3.89

3.61

Source: New Jersey Departrnent of Labor, Division of Planning and Research, Nerv Jersey Covered
Emplovment Trends. Employrnent is as of September 30'h.



PROJECT DESCRIPTION AND FISCAL IMPACTS

On the preceding pages, the economic base and fiscal infrastructure ofthe Town of Westf-reld

have been examined and quantified. With the information and insight gained in the foregoing

examination, it is now possible to estimate the service costs that would be expected to accompany

the construction and occupancy of the mixed-use redevelopment that is proposed in the Town of

Westfield.

Project Description

The redevelopment that is proposed in the Town of Westfield anticipates the construction

and occupancy of a mixed-use development containing 337 ,410 square feet of commercial (office

and retail) space and a total of 223 housing units. The age-restricted housing is comprised of l3

market-priced age-restricted townhouse units, 3 affordable age-restricted townhouse units, 1 17

market priced age-restricted multi-family units and 2l affordable age-restricted, housing units, for

a total of 154 age-restricted units.

The non-age restricted (family) units consi st of 22 one-bedroom market units. 26 two-

bedroom market units, 9 three-bedroom market units. 2 affordable one-bedroom units, 6 affordable-

two bedroom units and 4 affordable three-bedroom units for a total of 69 non age-restricted, multi-

family housing units, represented by 57 market units and 12 affordable units. The affordable

housing units will have sales prices and/or monthly rents that will be affordable to very-low. low-

and moderate-income families. In the current redevelopment plans 154 of the total housing units,

or 69 percent, are age-restricted housing units while 69 units or 3l percent, are non age-restricted

(family) units

The cument redevelopment plan anticipates that the commercial components of the

redevelopment plan will include 310,000 square feet of office space (real estate, management,

consulting, employment services, medical uses, etc.). The 27,410 square feet of retail space is

expected to be occupied by clothing and clothing accessories stores, restaurants, personal care and

other retail stores. The redeveloped commercial space will to be offered to multiple tenants with a

range of "Net" annual rents.



Based upon the unit distributions in the developer's plans, the completed mixed-use

development would be expected to contain 337 ,410 square feet of commercial space and a total of

223 residential units, including 36 affbrdable housing units. This information is summarized in the

following tabulation:

Streetworks Mixed-Use Redevelopment
Westfield Town, Union County

Non-Residential

Office
Retail
TotalNon-Res (Avg)

Residential
Age Restricted

Market TH
Affordable TH
Market Apt
Affordable Apt

Subtotal (lvg)

Famil),
Market Apt
Affordable Apt

Subtotal (,avg

Total Residential

Size/sf

310,000
27.410

337,410

No of
Units

223

13
aJ

117

2t
154

57
t2
69

Population Determinants

There are anumber oftechniques and methods available in demographic analysis which may

be utilized to estimate the anticipated population levels that would be generated by a proposed

development. No single technique or methodology is universally applicable. Rather, all methods

available for the pro forma calculation of anticipated population are subject to certain limitations.



Among the various techniques, the "comparable" approach, or "case study" method, offers

the benefits of actual experiences, timely data. geographic proximities, and known similarities in

market sectors and product design. In the "case study" method, population determinants are

generated on the basis of the actual occupancy experiences of comparable housing units in similar.

recently constructed housing complexes. The reliability of the "case study model" is a function of

the comparability of the case study housing units to the units proposed for construction.

Information is available from the U.S. Department of Commerce, Bureau of the Census,

which provides population and housing characteristics that can be examined to estimate municipal

population multiplier ratios on a per household basis. At the time of the 2020 Census of Population

(April 1.2020), the Town of Westfield contained a total population of 3 I ,032 persons with 3 I ,002

persons occupying 10,622 of the Town's 1 1,095 total housing units. These statistics indicate that

the average household in the Town of Westfield contained 2.92 persons.

The residential components ofthe proposed mixed-use development differs from the Town's

housing base to the extent that all (100.0 percent) of the proposed housing units are "new" and

"attached". Nearly 70 percent of the proposed housing units are "age restricted" and 36 of the

proposed housing units are "affordable" housing units with specific pricing and occupancy

requirements. In view of the differences in the type of housing units proposed vis-a-vis the Town's

existing housing base, the use of municipal demographic cohorts as a "comparable" would not be

appropriate.

Multi-Family Demographics

Given the unique location and mixed-use nature of the proposed new housing units,

demographic information for recently occupied attached housing units in New Jersey would provide

a more realistic basis for estimating the population likely to be generated by the proposed age-

restricted, market and affordable housing units at a location that affords retail convenience for its

residents.

CUPR Demographic Multipliers - A study of the occupancy characteristics of newly

occupied housing units r.r,as initially prepared (November 2006) by the Center for Urban Policy

8



Research (CUPR), Edward J. Bloustein School of Planning & Public Policy at Rutgers, The State

University. This survey was recently updated (November 2018) in a survey of newly occupied

housing units entitled, Who Lives in New Jerse), Housing, which was prepared by the Center tbr

Urban Policy Research (CUPR), Edward J. Bloustein School of Planning & Public Policy at Rutgers,

The State University.

The updated CUPR study provides demographic multipliers for single-family detached

homes, single-f-amily attached homes, and multi-family units in buildings containing 5 to 49 units

and 50 or more units, which includes condominiums and apartments. Demographic multipliers are

provided for the State of New Jersey with adjustments for pricing (all values, below median or above

median). Unlike the prior (2006) survey, information is not provided for three regions of the State

(north" central, and south) and the updated data does not disaggregate owner- and renter-occupied

units for all type of housing , nor does it provide the demographic multipliers for specialized housing

products such as "age-restricted" or "transit-oriented" developments.

Notwithstanding the limitations of the "updated" data, this analysis has utilized the updated

multipliers for the non-age restricted multi-family and affordable housing units. To the extent that

"age-restricted" demographic multipliers are not available in the updated CUPR survey, the age-

restricted multipliers published in the prior CUPR survey have been utilized for the age restricted

townhouse and age-restricted multi-family housing units.

According to the updated CUPR study, non age-restricted. one-, two- and three-bedroom.

above median income, rental housing units in buildings containing less than 50 housing units, which

are similar to the proposed "market" housing units, would be expected to be occupied by 1.662 to

3.406 residents per housing unit. The age restricted housing units consist of townhouse and multi-

family units that would be expected to be occupied by 1.200 to 1 .390 persons per unit.

Affordable Housing Demographics - The redevelopment plans contemplate the inclusion

of 36 affordable housing units that are distributed throughout the residential components of the

planned redevelopment. These aflordable housing units include 3 age-restricted townhouse units.

2l age-restricted rnulti-family units and 12 non age-restricted multi-family units. The number of

residents estimated to occupy the affordable housing units ranges from 1.200 to 3.591 persons per

unit.



Applied to the number and types of housing units in the redevelopment plan, the 154 age

restricted units would be estimated to be occupied by 197 persons while the 69 non age-restricted

units would be occupied by 161 persons, for a total of 358 residents:

Estimated Population
Westfi eld Streetworks Redevelopment

Age Restricted
TH-314 Market
TH-213
Apt-l12
Apt- 1/2Affordable

Subtotal

Famil),
Apt- 1

Apt-Z
Apt-3
Apt IBR Affordable
Apt 2BR Affbrdable
Apt 3BR Affordable

Subtotal

Total

Population Per Unit
Total
Pop.
1.390

1.390

1.200

1.200
1.214

1.662

2.359
3.406
1.392
2.511
3.591
a aaa
Z.)JJ

1.561

Estimated Population
Total
Pop.

18

4

140
25

187

No.
Units

l3
3

tt7
21

154

37
6t
31

tJ

15

14

161

348

22
26

9

2

6

4

69

223

Added Population

As indicated in the preceding calculations, applying the applicable CUPR demographic

multipliers to the 154 "age-restricted housing units would yield a total of 187 residents while the 69

non age-restricted housing units would yield 161 residents. Combined, the 223 new housing units

would be estimated to be occupied by 348 residents.

Estimated Employment

The redevelopment plan includes a mixture of retail and other commercial uses that can be

expected to generate employees on the redevelopment property. The number of employees that

l0



could be expected to be generated by new non-residential development may be based upon space

(facilities) planning of the actual tenants. Alternatively, and prior to the actual leasing of the

commercial space, employment ratios (employees per 1,000 square feet of commercial space) may

be utilized to estimate anticipated employment. The redeveloper has prepared estimates of the

number of employees that could be generated by the proposed mixed-use redevelopment using the

IMPLAN Economic Model. These estimates anticipate that the office uses could generate 4

employees per 1,000 square feet of office space while the retail uses could generate 4 employees per

1.000 square f'eet of retail space. Applying these ratios to the 337,410 square feet of ofllce and retail

space would yield an estimate of 1,350 full-time equivalent (FTE) jobs:

Proposed Mixed-Use Redevelopment in Westfield Town
Estimated Employment

Commercial
Office
Retail

Subtotal

Use
Group

B
\'lIA-2

Building
Area (sfl

310,000
27.410

337,410

Jobs Per
1000 Sq Ft
4.00
4.00
4.00

Estimated
Employment
1.240

110

1,350

ll



SERVICE COST ANALYSIS

Fiscal Impact

Evaluation and studies of the impacts associated with development date back to the 1930's

when efforts were undertaken to develop projections for public jurisdictions where growth was

taking place. Over the years, the locus and context of fiscal analyses has broadened to include the

economic effects of master plans. In the 1970's, new techniques emerged and municipalities began

to incorporate cost/revenue assessments into their planning activities. In the 1970's, new cost

assessment techniques were developed and appeared in publications by the Urban Land Institute and

by Rutgers University. By the 1980's, cost/revenue assessments had become a common element of

municipal impact analyses.

Cost Assignment Methodologies

Through the years, a number of basic and more-refined cost assignment models emerged and

have been used to anticipate the municipal service costs that could be allocated to new

developments. There are a number of statistical approaches that continue to be utilized to assign

municipal service costs and range from the most basic "per capita" cost approaches to more detailed

methodologies that require greater data inputs in order to examine "marginal" (added) rather than

"average" cost allocations. The basic population based approaches (Total Cost /Total Population)

and (Tax Supported Cost/ Total Population) do not account for the non-residential uses and the

service costs provided to commercial and other non-residential properties.

A more detailed approach (Tax Supported Residential and Non-Residential Costs) that is

based upon the methodology initially developed by Rutgers University and refined by the Center for

Urban Policy Research (CUPR) in the Development Impact Assessment Handbook, provides a

procedure that assigns costs for mixed-use developments where both residents and employees are

added. This approach requires considerably more data (Table 2) and includes many refinements, but

still yields "average" per capita and "average" per employee costs that assume the pro rata addition

for all municipal costs, and not just the costs likely to be impacted by the added development.

l2



TABLE 2

MUNICIPAL DATA .2022
TOWN OF WESTFIELD. UNION COUNTY

4. Current Assessments:
Property Class
1 Vacant Land
2 Residential
3a Farm-Regular
3b Farm-Qualified
4a Commercial
4b Industrial
4c Apartments

Assessment
$ 24,125,700
$7,480,524,800
$o
$ 5,900

$ 754,205,920
$ 5,819,200
$ 144,543,400

Summary
Residential (Class 2,3a, 4c) $7,625,068,200
Commercial/lndustrial $ 760,025,120
Vacant,FarmQ $ 24.131"400
Total $8,409,224,920

Current Tav Structure:
Rate Per $ 100

Municipal Purpose
Local School
County
Total

Locnl Use Appropriations :
Municipal Purposes within CAPS
Total Operations - Excluded from CAPS
Capital Improvements
Deferred Charges
Municipal Debt Service

Sub-Total
Reserve for Uncollected Taxes
Total General Appropriations

General Revenues - Local Use:
Revenue from Property Taxes
Miscellaneous Revenues
Surplus Revenues
Receipt of Delinquent Taxes
Total General Revenues

Note: Assessment Ratio is 97.83 percent

e.

Percent
0.29

88.96

0.00
0.00
8.97
0.07
1.72

90.68
9.04
0_29

100.00

Percent
18.20
60.32
21.48

100.00

Percent
71.36
r6.28
0.92
0.28
6.01

95.05
4.95

100.00

Percent
63.57
26.54

7.29
2.60

100.00

Parcels
159

q )1)
0

1

437
4

t7

9,323
656
256

10,235

Ta-r Rate
$0.393
$1.303
$0.464
$2. I 60

Amount
$37 ,237 ,7ll
$ 8,472,525
$ 481,088
$ 145,000

$ 3.128.478
$49,464,802
$ 2"575.000

$52,039,802

Amount
$33,082,630
$ 1 3,8 12,172

$ 3,795,000
$ 1.3s0.000
$52,039,802

D.

l3

D.



Tax Supported Marginal Costs

Another cost allocation approach, and a methodology deemed most appropriate for mixed-use

redevelopments, involves budgetary analysis in order to determine the municipal functions that are

most likely to be affected by the new development. The proposed redevelopment would be

estimated to add 348 residents to a (2022) population base of 31,230 residents and 1,350 employees

to an local employment base of 7,399 employees. Relative to the Town's population and

employment bases, the added development would represent increases of 1.11 percent and 18.25

percent, respectively. The incremental population and employees would not materially affect many

porlions of the municipality's budgetary appropriations, but could be accommodated by the existing

facilities, personnel and equipment.

Within the current budget of the Town of Westfield, the municipal costs for General

Government, Insurance, Public Works, Utility and Bulk Purchases and Debt Service would not be

increased by the new development. The proposed development includes Class 4a (commercial) an

Class 4c (apartment) properties where many services (streets and road maintenance, snow removal,

garbage collection, etc) are provided by the property owner and will result in "marginal" costs that

are significantly lower than the "average" per capita and per employee costs.

The cost apportionment estimates presented in Table 3 indicate that in the Town of Westfield,

the municipal appropriations likely to be affected by the residential component of the mixed-use

redevelopment account for 58.84 percent of total budgeted expenditures while the expenditures

affected by the commercial component of the mixed-use redevelopment could account for 38.82

percent of total budgeted expenditures. Applying these "marginal" cost ratios to the "average" per

capita and per employee municipal costs yield adjusted per capita and per employee "marginal" costs

of $566 and $134, respectively:

Westfield Mixed-Use Redevelopment
Tax Supported Marginal Costs

Percent of
Budget Costs
Affected

58.84
38.82

Average
Cost

Per Capita Residential $962
Per Employee Commercial 5346

Marginal
Cost

$s66
$ 134

l4



Allocated Costs - With the determination of the "marginal" costs applicable to the added

population and the added employment, an estimate of the anticipated municipal service costs can be

prepared. Applied to the estimated number of added residents and added employees, an overall cost

allocation of $377,868 would be derived:

Westfield Mixed-Use Redevelopment
Allocated Municipal Service Costs

Marginal Cost Applied to 348 Added Residents (348 x $566) $196,968

Marginal Cost Applied to 1,350 Added Employees (1,350 x $134) $180.900

combined s377'868

t5



TABLE 3

PROJECT COST ALLOCATION
PROPOSED MIXED.USE REDEVELOPMENT

TOWN OF WESTFIELD, UNION COUNTY
2022 MUNICIPAL BUDGET

General Govemment
Land Use Admin
Uniform Const Code
Insurance
Public Safety
Public Works
Health & Human Svcs
Parks & Recreation
Education/Library
Unclassified
Utilities & Bulk Purchases
Landfill/Solid Waste
Contingency
Statutory Expend
Judgements
Shared Services
Courts
Capital Improvements
Debt Service
Defened Charges
Reserve for Uncoll Taxes
Surplus General Budget
Total

Budget

$ 2,652,892
$ 99,000
$ 819,393
s 6.798,367
$ 1 3,61 2,735
$ 5,762,729
$ s00.772
$ 568,823
$ 2,83 8,1 I 8

$0
$ 5,583,815
$ 200,000
$ l,5oo
$ 5,139,961

$0
$ 695,378

s 436,753

$ 481,088
$ 3,128,478
$ 145,000

$ 2,575,000
$0
$52,039,802

Percent

5.10
0.19
l.58

13.06
26.16
11.07
0.96
1.09

5.45
0.00

10.73

0.38
0.00
9.88
0.00
1.34

0.84
0.93
6.01

0.28
4.95
0.00

100.00

Project
Residential
Allocation

0.19
1.58

26.16
11.07
0.96
1.09

5.45
0.00

0.00
9.88

1.34

0.84

0.28

s 8.84

Project
Employee
Allocation

26.16

9.88

1.34

0.84

38.22

t6


